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sf City of Maple Grove l Also»o Assessing Department 
2022 Local Board of Appeal and Equalization 

Staff Report o 

Petitioner # 105 
Property Owner(s): 99 Maple Partners LLC #319 

Property Address: 16350 96thAve N 

PID#: 08-119-22-42-0016 

Market Value 

Assessment Year 2022 $2,187,800 
Assessment Year 2021 $2,063,700 
Assessment Year 2020 $2,063,700 

Sale: I No current sales exist 

Assessor Recommendation: 
No Change 

Appraiser: Last Inspection Date: 

Kelsey Tur May 2, 2017 

Comments: 

PETITIONERS CONCERNS 

Petitioner has concerns regarding the increase in their estimated market value and they would like 
to appeal their value before the Local Board of Appeal and Equalization. The property owner has 
provided a cost-based valuation of the subject property and is requesting a value reduction to 
$1,224,826 based on their analysis. The petitioner's cost analysis appears at the end of this report. 

DESCRIPTION OF THE SUBJECT 

The subject property is a 7,613 square foot convenience market with fuel built in 2000. The 
property is located near the intersection of Interstate 94 and Maple Grove Parkway North. The 
property sits on 1.73 acres ofland in the Maple Commons 6th Addition neighborhood. 

The 2022 assessed value is $2,187,800 or $287.38 per square foot of gross building area. 

COMPARABLE SALES INFORMATION 

(1) A service station with fuel located in Maple Grove that was built in 1971 containing a gross 
building area of 3,256 square feet. The comparable sold on October 13, 2021 for $1,209,406 or 
$3 71.44 per square foot. The location of this store is highly visible off of Highway 169. 

(2) A convenience market with fuel located in Lino Lakes that was built in 1999 containing a gross 
building area of 6,000 square feet. The comparable sold on December 23, 2020 for $1,815,000 or 
$302.50 per square foot. The location of this store is off of Highway 35W, but is not directly off 
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the highway via off-ramp. 

(3) A convenience market with fuel located in Andover that was built in 2004 containing a 
gross building area of 8,341 square feet. The comparable sold on January 7, 2020 for 
$2,155,000 or $258.36 per square foot. The location of this store is not off of a main highway 
and does not have traffic counts as high as stores off of main highways. 

CONCLUSION 

The 2022 assessed value of $2,187,800 or $287.3 8 per square foot of gross building area is 
well supported by the comparable sales at $371.44, $302.50, and $258.36 per square foot of 
gross building area. Comparable sale information is located on pages 8-13 in this report. The 
subject property is valued at market value and is equalized with other similar convenience 
markets with fuel within Maple Grove. The location of this store is highly visible off of 
Interstate 94 which contributes to the value. 

While we believe using market sales is the most reliable way to value this property, a cost 
analysis was also completed by the Assessor's Office. Our cost analysis indicates a building 
value of $934,000 and a land value of $1,511,300 for a total value of $2,445,300. The land 
value used in this cost analysis is based on land sales in this area which indicate a value of 
$20.00 per square foot. This cost analysis supports the 2022 assessed value. The cost analysis 
completed by the Assessor's Office is located on page 14 of this report. 

The petitioner has appealed most Holiday stations in Hennepin County and has provided a 
cost analysis of the property, but did not supply sale comparables. The value indicated by the 
petitioner's cost analysis is $544,696 for the improvements and $680,130 for the land for a 
total value of $1,224,826. The petitioner's cost analysis appears at the end of this report. 

There are quite a few differences between the Assessor's Office cost analysis and the 
petitioner's cost analysis including the following: 
(1) The petitioner is using square footage of 920 for the carwash, the actual square footage 

per our measurements is 3,689. 
(2) The petitioner is using a quality class of C-Average. We are of the opinion that the 

quality class of this building is C-Good. Using a quality class of C-Good does increase 
the cost per square foot significantly. 

(3) The petitioner is using a land value that we are unsure of how they arrived to the value, 
as there was no supporting documentation provided. We are using a land value that is 
based on comparable commercial land sales within the City of Maple Grove that indicate 
a value of $20.00 per square foot. 

Based on the comparable sales and the cost analysis, we are recommending no change to the 
2022 assessed value. 

2022 Board of Appeal and Equalization 3 Petitioner# I 05 



Previous Value Adjustments/Board Appearance: 

Subject Data Summary 

PIO#: 
Buildings on File: 
Property Name: 
Property Address: 

Multiple Address: 
Lot/Block: 
Addition: 
Legal(l20): 
Owner(s): 
Property Classification: 
2022 EMV: 
2021 EMV: 
2020 EMV: 
EMV/GBA: 
Lot Size: 
Zoning: 
Gross Office Area Percent: 
Building Use: 
# Stories: 
Avg Story Height: 
Avg Clear Height: 
Actual Year Built: 
Effective Year Built: 
Renovated Year: 
First Floor Area: 
Gross Building Area: 
Basement: 
Parking: 

08-119-22-42-0016 
1 
HOLIDAY STATION STORE 
16350 96 Ave N 
Maple Grove, MN 55311 
No 
001/001 
Maple Commons 6 Addition 
SUBJECT TO ROAD 
99 Maple Partners LLC #3 19 
Commercial 
2,187,800 
2,063,700 
2,063,700 
287.38 
75,566 Sq.Ft./ 1.73 Acres 
B 

419- Convenience Market (With Fuel)/100% 
I 
16 
14 
2000 
2000 

7,613 
7,613 
No 
Parking-Surface 
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Additional Subject Photos 
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Subject Sketch 
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Subject Location Map and Sketch 
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Comparable Sale #I 

Property Type: 
Location: 
Property Address: 
PIO Number: 

Service Station (with fuel) 
Maple Grove 
9601 63rd Avenue N. 
36-119-22-44-003 1 

Service Station (with fuel) 

Year Built: 1971 Sale Price: $1,209,406 

Gross Building Area: 3,256 sf Sale Date: October 13, 2021 

Number of Stories: Sale Price Per SF of 
Gross Building Area $371.44 

Building Site: 1.00 acres 
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Comparable Sale #1 Aerial 
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Comparable Sale #2 

Property Type: 
Location: 
Property Address: 
PID Number: 

Convenience Market (with fuel) 
Lino Lakes 
7601 Lake Drive 
08-31-22-43-0013 

Convenience Market (with fuel) 

Year Built: 1999 Sale Price: $1,815,000 

Gross Building Area: 

Number of Stories: 

6,000 sf Sale Date: 

Sale Price Per SF of 
Gross Building Area 

December 23, 2020 

$302.50 
Building Site: 16.73 acres 

2022 Board of Appeals and Equalization 10 Petitioner# I 05 



Comparable Sale #2 Aerial 
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Comparable Sale #3 

Property Type: 
Location: 
Property Address: 
PID Number: 

Convenience Market (with fuel) 
Andover 
15246 Bluebird St. NW 
23-32-24-32-0022 

Convenience Market (with fuel) 

Year Built: 

Gross Building Area: 

Number of Stories: 

Building Site: 

2004 Sale Price: $2,155,000 

8,341 sf Sale Date: January 7, 2020 

Sale Price Per SF of 
Gross Building Area $258.36 

1.15 acres 
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Comparable Sale #3 Aerial 
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Assessor's Cost Approach Analysis 

04/19/2022 Detailed Report Page: I 

Estimate Number: 622 
Building Name: Holiday # 1 

Section I 

Occupancy 
52% Convenience Market 
48% Car Wash - Automatic 
Total Area 
Number of Stories (Section) 
Perimeter 
Effective Age (years) 

Components 
Sprinklers: 

Wet Sprinklers 
Custom Components: 

Gas station canopy 

Cost as of 07/2021 

Basic Structure 
Base Cost 
Exterior Walls 
Heating & Cooling 
Sprinklers 
Wet Sprinklers 

Miscellaneous Basic Structure 
Gas station canopy 

Basic Structure Cost 
Less Depreciation 
Physical & Functional 

Depreciated Cos 

Class 
Masonry bearing walls 
Masonry bearing walls 
: 7613 

276 
22 

Height 
16.00 
14.00 

Rank 
4.00 
3.00 

Units/ % Other 

1 00% 

4,740 

Total Cost Less TotaJ Cost 
Units Unit Cost New Depreciation Depreciated 

7,613 150.94 1,149,106 492,277 656,829 
7,613 26.09 198,623 85,090 113,533 
7,613 16.79 127,822 54,759 73,063 

7,613 5. 62 42, 785 18,329 24,456 

4,740 24.42 115,751 49,588 66,163 
7,613 214.64 1,634,087 700,043 934,044 

42.88 700,043 934,044 
7,613 122.69 934,' 44 

Cost Data by Marshall & Swift 
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Information Provided by the Petitioner 





CALCULATOR COST FORM 
Source: Marshall Valuation Service Calculator Cost Method 

SQUARE FOOT COSTS 

1 
2 
3 

Acct Number: 08-119-22-42-0016 
State: Minnesota 

County: Hennepin 

Valuation date: 1/1/2022 

CAD Value $ 2,187,800 

PSF $ 556 

4 

s Occupancy 
6 Cost Section 
7 Building class and quality 
8 Average floor area 
9 Average perimeter 

10 Effective Age 
11 Region 
12 Climate 

Section I Section II Section Ill 
C-Store (419) Canopy Car Wash 
Sect. 13, Pg 22 Sect. 64 Pg 2 (435, 185), Sec 64 Pg 5 

C I Average C I Average C I Average 
3,934 4,740 920 
251 
22 22 22 

Central Central Central 
Mild Mild Mild 

13 
14 Square foot cost (Bldg Includes Package A/C) 
15 Sprinklers 
16 Total 

17 HEIGHT AND SIZE REFINEMENTS 
18 Height Multiplier 
19 Floor area/perimeter multiplier 
20 Combined height and size multiplier 

21 FINAL CALCULATIONS 
22 Refined square foot cost (Line 16 x 20) 
23 Current cost multiplier (Sect 99, pg 6) 
24 Local multiplier (Sect 99, Pg 6-10) 
25 Final square foot cost (Lines 22 x 23 x 24) 
26 Area (square foot) 
27 Replacement Cost 
28 Life in Years/ M&S Source 
29 Depreciation % 
30 Depreciation amount (Line 27 x Line 29) 
31 Depreciated cost (Line 27 + Line 30) 

32 Buildings RCN less Physical Depreciation 
33 Yard Improvements 
34 Paving Type 
35 Paving Sq Ft 
36 Paving Cost per Sq Ft 
37 Paving RCN (Line 35 x Line 36) 
38 Sub-Total Yard Improvements RCN 
39 Paving/Yard lmprv Life In Years 
40 Yard Improvements Depreciation% 
41 Yard Improvements RC less Physical Depr 
42 Other/Extra Features RCNLD 
43 Total Yard Improvements RCN less Physical Depr 
44 Less Functional/External Obsl (lmprvmnts Only) 

45 Total RCNLD Improvements 
46 Land 
47 Total Improvements+ land Market Value 

Section I Section II Section Ill 
$95.45 $29.25 $101.00 
$4.28 
$99.73 $29.25 $101.00 

1.00 1.00 1.00 
0.95 1.00 1.00 
0.95 1.00 1.00 

Section I Section II Section Ill 
$94.29 $29.25 $101.00 
1.19 1.19 1.19 
1.11 1.11 1.11 

$124.85 $38.64 $117.56 
3,934 4,740 920 

$491,179 $183,154 $492,149 
40 I Sect. 97, PG 11 20 I Sect. 97, PG 19 25 I Sec. 64, Pg. 5 

35% 80% 74% 
(171,913) (146,523) (364,190) 
$319,267 $36,631 $127,959 

$483,856 

Concrete 
45,000 
$6.76 

$304,200 
$304,200 

13 --> Source: M&S Sect 97, PG 19 I 
80% 

$60,840 
So 

$60,840 
0% I - 

$544,696 
$680,130 
$1,224,826 $311 PSF I 


